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NORTH & EAST PLANS PANEL    
  
Date: 12th January 2023  
  
Subject: 21/08506/RM Reserved Matters Application for 762 dwellings relating 
to scale, layout, appearance and landscaping pursuant to Outline Application 
(17/02594/OT) at Land off Racecourse Approach, Wetherby, LS22.  
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RECOMMENDATION: DEFER and DELEGATE to the Chief Planning Officer for 
approval subject to resolution of outstanding matters in relation to the 
Environment Agency, landscaping and boundary treatments around the central 
energy hub and subject to the specified conditions set out below (and any 
amendments to or addition of others which the Chief Planning Officer might 
consider appropriate) 
 

1. Approved plans list 
2. Material samples to be agreed (incl. colour finish) 
3. Details of window reveals to be agreed (i.e. sections) 
4. Hard and soft landscaping details  
5. Vehicle space to be laid out  
6. Cycle/Motorcycle facilities notwithstanding approved drawings  
7. Waste storage provision  
8. Removal of PD rights for the dwellings 

   
 
 

Electoral Wards Affected:  

Wetherby  

 

 

    Ward Members consulted 

Specific Implications For:  

Equality and Diversity  

Community Cohesion  

Narrowing the Gap   

  

  

  

Originator: Stuart Daniel 

 

Tel: 0113 5350551 

Yes 



 
INTRODUCTION:  
 

1. This Reserved Matters application is presented to North and East Plans Panel 
as the proposal represents a significant residential development in Wetherby, 
is of significant interest within the local community and is one of the larger 
housing allocations in the Site Allocations Plan.  
 

2. The site is a recognized development opportunity which forms part of the 
allocation in the Site Allocations Plan (HG2-226) on the northern edge of 
Wetherby (Outer North East Housing Market Character Area). The site 
comprises of 55.43 hectares with an identified capacity of 1100 units 
accompanied by a number of site requirements which are listed below: 
• Highway Access to the site  
• Local Highway Network 
• Flood Risk 
• Ecology  
• Listed Buildings 
• Education Provision 

 
3. The application is pursuant to an Outline consent (17/02594/OT) which was 

granted approval by City Plans Panel in August 2020 subject to a 
comprehensive list of conditions and the completion of a Section 106 
Agreement to secure the delivery of a number of planning obligations. The 
Section 106 Agreement was completed on 20 September 2021 and the 
application received outline consent for up to 800 dwellings, primary school, 
convenience store (up to 372 sqm), PoS (Public Open Space) and 
landscaping. 

 
4. The detailed matter of ‘Access’ to the site has already been considered and 

approved by the Council as part of the Outline consent (17/02594/OT), 
therefore ‘Access’ is outside of the scope of the current application to which 
this report relates and as such, will not be revisited.  

 
5. For clarity, Condition 2 of the outline states approval of the following details 

shall be obtained by the Local Planning Authority at the reserved matters 
stage: 
• Scale,  
• Layout,  
• Appearance  
• Landscaping 

 
6. The current Reserved Matters application seeks consent for 762 dwellings 

(revised down from the original proposal of 785 dwellings) and detailed 
consideration of the matters above. The application represents a major 
development due to the site area exceeding 1000sqm and therefore meets 
the requirement of paragraph 1 d) of the Chief Planning Officer’s Delegation 
Scheme – that is, this is an application for major development (residential 
development involving the erection of ten or more dwellings), which is 



considered sensitive, controversial or would have significant impact on local 
communities.  
 

7. The application was previously presented to North and East Plans Panel on 
10th March 2022 as a Position Statement. It was presented to Panel to seek 
Members’ views on nine key planning issues – proposed housing mix, amount 
and location of proposed affordable housing, general approach to the 
character areas and the design, the developers approach to ‘innovation’, the 
creation of a distinct and ‘beautiful’ place, provision of green spaces, car 
parking provision, biodiversity and drainage, proposed levels of amenity 
space for the apartments. The outcome from Panel was that Members 
considered that whilst the approach was right (i.e. to create different character 
areas), the execution was poor regarding design and innovation. 
 

8. Members suggested changes to the scheme and points for consideration by 
the applicant which Members hoped to see if the application returned to Panel 
for consideration and determination. These suggestions included an increase 
in the proportion of 3-4 bed units, a more bespoke solution to the design 
especially within the ‘innovation’ area, making more of the green and blue 
areas of the development and an innovative approach to communal amenity 
spaces. 
 

9. Officers have held further discussions with the applicant following Panel, 
including two further ‘workshop’ meetings which has resulted in a significantly 
revised scheme. The changes include: 

• Renaming and reducing the numbers of the character areas so that 
they more closely align with their surroundings 

• Reduction in proposed numbers from 785 to 762 
• Changes to the proposed housing mix to include 39 x one-bedroom 

dwellings, a reduction in the number of four-bedroom properties and an 
increase in the number of three-bedroom dwellings 

• Introduction of 10 bungalows (all to be M4(3) compliant) 
• Locations of affordable housing is now more “pepper potted” 

throughout the development 
• In most cases, terraced units now have direct access to their rear 

gardens 
• Creating a legible movement hierarchy where the primary routes are 

fully tree lined  
• Increased set back of the development along Racecourse Approach to 

provide enhanced green spaces 
• Wholescale design changes to the ‘Innovation area’ (now called 

Sandbeck) 
• Improvements to the amenity spaces associated with the apartment 

blocks 
• Relocation of a play-space area to incorporate it within an area of 

larger open space 
• Increased separation and improved views of the main public footpath 

corridor to 20m 
• Significant reductions in the levels of frontage parking 



• Cycleway added east-west past the proposed school at a width of 4.5m 
• Footways widened to 3m along the A1 boundary and at the northern 

boundary with the adjacent land 
• Puffin crossing proposed to York Road 
• There will be no gas on the development 

 
10. The application is now presented to North and East Plans Panel for 

determination with a recommendation to defer and delegate to the Chief 
Planning Officer for approval subject to conditions and the resolution of 
outstanding matters with the Environment Agency.  

 

UPDATE SINCE PREVIOUS PANEL: 

11. The application was previously considered as a Position Statement in March. 
At this meeting, nine questions were asked of Panel members. The questions, 
plus Members responses, are set out below.  

 

1. Do Members wish to comment on the proposed housing mix 
proposed by the applicant in light of the requirements of Leeds Core 
Strategy policy H4 and Wetherby Neighbourhood Plan policy H1? 
 
The area required more 3 & 4 bedroom properties. It was also noted that 
there was a demand in the area for bungalows. 
 
2. Do Members wish to comment on the proposed affordable housing 
provision, including matters of the house/apartment split, the mix of 
unit sizes and the location of units across the site? 
 
Affordable housing should be 35%. Members had concerns about the cluster 
of affordable houses. However, if this was the best solution then they should 
be innovative, those close to the boundary of the motorway should not have 
living quarters facing on to the motorway. There should also be boundary 
treatment to mitigate noise and air pollution. 
 
3. Do Members wish to comment on the general approach to create 
different character areas and design proposals advanced by the 
applicant? 
 
It was the view that the approach was correct in terms of having different 
character areas. However, the execution was poor. 
 
4. Do Members feel satisfied that the proposals will deliver a high quality 
development and the approach with regards to ‘innovation’? If not, 
where would Member’s priorities lie in seeking further enhancements in 
these respects? 
 
Members were of the view that the design was not innovative enough and that 
the houses needed to be bespoke having regard to its setting and context. 
This could include the use of timber frames in construction. 



 
5. Are Members satisfied that the appearance and scale of the 
development will create a beautiful and distinctive place with a 
consistent and high-quality standard of design as per NPPF guidance? 
 
Members were disappointed with the appearance and scale of the 
development. They suggested making more of the green and blue spaces and 
that the design of the houses should take advantage of the setting. 
 
6. Do Members wish to make any comments on the layout proposed with 
regards to the provision of green spaces, connectivity, health, and 
wellbeing? 
 
Some Members had expressed concerns that the proposed layout would 
mean that the shop would not survive if it was located in the centre of the 
development and should be moved to the edge of the development, so that it 
could catch passing trade. It was the view that having the shop close to the 
school was a good idea. Members had concerns that the only access along 
York Road was dangerous and that a crossing was required to access 
facilities such as medical centre and the town. The crossing would be an 
important part of place-making and encourage active travel. 
 
7. Do Members wish to make any comments on the layout in respect of 
car parking provision? 
 
Members expressed concerns that there may not be enough parking as many 
families now have two cars, it was suggested that there parking should be 
provided in accordance with the council’s guidelines. It was also the view that 
having parking away from homes would cause issues with residents parking 
on grass verges. Therefore, there should be dedicated on plot parking. 
Members also recognised that public transport in this area was difficult. 
 
8. Do Members wish to make any comments on the landscape proposals 
with regards to biodiversity and linkages between SuDs drainage basins 
and greenspaces? 
 
Members had concerns that in this area there were regular overspills into the 
River Wharfe. They wished to see innovative solutions to drainage and 
provision of adequate sewerage to take account of the large quantum of new 
dwellings. 
 
9. Do Members wish to comment on the level of private amenity space 
proposed for the apartments? 
 
It was recognised that there was a demand for smaller properties in the area. 
However, there was no dedicated useable private amenity space for the 
apartment blocks. Members suggested an innovative approach should be 
used to overcome this – such as the use of allotments, green walls and 
planting of edible gardens to be incorporated into communal areas. 

 



APPLICANT’S RESPONSE: 

12. Following Member feedback and discussions with officers, the applicant has 
responded to the above points as follows: 

 
• Introduction of 10 bungalows and a revised housing mix to provide more 

three-bedroom properties 
• Affordable housing is more “pepper-potted” throughout the site with the 

units closest to the A1(M) having suitable acoustic boundary treatments 
(dealt with through a condition attached to the Outline application) 

• The character areas have been reduced to provide a more cohesive 
form of development. They have also been renamed to better reflect the 
locality 

• Parking across the development is now more rationalised, in line with 
policy and the level of frontage parking significantly reduced 

• Wholescale design and layout changes to the ‘Innovation area’ 
(renamed Sandbeck) to provide a truly innovative design and layout. 
This area is now more bespoke in its appearance whilst still staying true 
to its location 

• Green and Blue infrastructure has been improved throughout with 
enhancements to the Greenspaces to provide improved walking and 
cycling routes through and around the development which includes an 
increased set-back of the development from Racecourse Approach 

• Private amenity space/s for the apartments has been improved to not 
only comply with Neighbourhoods for Living (with regard to the amount) 
but to also provide attractive spaces for residents to sit out, enjoy and 
provide a sense of community 

• A Puffin Crossing is now proposed to York Road 
• The location of the shop is to remain central to the development as this 

is considered to be the most appropriate to be able to create a strong 
community 

• With regard to drainage, the development ensures that there is sufficient 
capacity within the site to prevent run off & also the proposed sewers are 
suitable for a development of this size. Yorkshire Water have confirmed 
their acceptance to this. It is also noted that it is the responsibility of 
Yorkshire Water with regard overspills and run off into the river. 

In addition to the above, the revised scheme includes: 

• A fully legible movement hierarchy where the primary routes are fully 
tree lined 

• Relocation of a play-space area to incorporate it within an area of 
larger open space 

• Cycleway added east-west past the proposed school at a width of 4.5m 
• Footways widened to 3m along the A1 boundary and at the northern 

boundary with the adjacent land 
• A commitment that the development will be no gas 



• A central energy ‘hub’ will be provided behind the location of the 
proposed shop to serve the whole development 

 

SITE AND SURROUNDINGS: 
 

13. The site is open countryside on the eastern edge of Wetherby. The 
application site measures 39.59 hectares of a total proposed allocated site of 
some 53.43 hectares. The site is in use as farmland with areas of mature 
ancient woodland towards the centre and around the site. 

 
14. The site is relatively flat with a slight rise from south to north. Sand Beck 

crosses part of the site towards the centre. In terms of adjoining land uses, 
the A1(M) motorway forms the western boundary with the Sandbeck Industrial 
Estate on the opposite side. Wetherby town centre is approximately 1.5km to 
the west of the site with access achievable along York Road and North Street. 
To the north and east lies Racecourse Approach with open countryside 
beyond as well as the nearby motorway junction which also serves the 
recently constructed motorway service area.  

 
15. The application site partly wraps around the Wetherby Young Offenders 

Institute (YOI) which sits immediately to the south and served from York 
Road. This comprises a vast collection of utilitarian buildings, hard surfaced 
areas and an all-weather playing pitch and is secured by tall fencing which 
surrounds the site. Along the York Road frontage is mature tree planting 
which help screen the institute. On the opposite side of York Road is 
Wetherby Racecourse which features a collection of sports and spectating 
facilities including several large spectator stands. 
 

16. York Road is an unclassified road which has a 30mph speed restriction along 
its western section up to and including the Young Offenders Institute. There 
are also double yellow lines along the section of York Road immediately in 
front of the Young Offenders Institute. Beyond this point, the speed restriction 
is increased to 40mph, where it leads to a roundabout which serves the 
racecourse and Racecourse Approach (B1224). 
 

17. The site comprises numerous trees, hedgerows and woodland areas. The 
tree lined avenue that once formed the entrance point to Swinnow Hall 
(recently demolished) to the north is of particular merit. The application site is 
also within the setting of Listed Buildings at Ingmanthorpe Hall. 

 
 

PROPOSAL:  
 

18. The reserved matters application seeks consent for 762 dwellings and the 
determination of the reserved matters of scale, layout, appearance and 
landscaping pursuant to Outline Application (17/02594/OT). The application is 
accompanied by:  

• Location plan 
• Site layout plan 



• Landscape plans and play area details 
• House type document  
• Floor plans and elevations for four housing character areas 
• Garage details (floor plans and elevations) 
• Boundary treatment details 
• Planning policy compliance statement  
• Statement of Community Involvement  

 
19. The reserved matters submission details a residential development of 762 

units comprising of a mix of detached, semi-detached, apartments and 
terraced dwellings; this includes 661 (86%) houses and 105 (14%) 
apartments including  

• 39 x one-bedroom units 
• 229 x two-bedroom units,  
• 250 x three bed units, 
• 203 x four bed units 
• 41 x five-bedroom units 

 
20.  The development will be built out over 8 phases: 
 

• Phase 1 – 2023 to 2025 143 dwellings 
• Phase 2 – 2026 to 2027 93 dwellings (236 cumulative) 
• Phase 3 – 2028 to 2029 85 dwellings (321 cumulative) 
• Phase 4 – 2030 82 dwellings (403 cumulative)  
• Phase 5 – 2031 to 2033 195 dwellings (602 cumulative) 
• Phase 6 – 2034 41 dwellings (643 cumulative) 
• Phase 7 – 2034 34 dwellings (677 cumulative) 
• Phase 8 – 2035 to 2036 89 dwellings (762 cumulative) 

 
21. The proposal will provide for 268 affordable units with a split of 45 apartments 

and 223 dwellings in a mix of: 
• 14 x One-Bedroom units 
• 80 x two-Bedroom units 
• 89 X Three-Bedroom units 
• 71 x Four-Bedroom units 
• 14 x Five-Bedroom units 

The affordable units will be situated throughout the site. This meets the 
affordable housing requirement for the area which requires 35% of the total 
number of units to be affordable. 

 
22. As proposed and accepted at outline stage, the site will be accessed from 

three access points taken from Racecourse Approach and a comprehensive 
internal road layout will serve the development which retains the attractive 
tree lined ‘Avenue’ in the south eastern area of the site. 

 
23. The site layout features a central community hub comprising of primary 

school, retail unit and play area. Existing PROWs are to be retained and 
connect with new footpaths.   



 
24.  The site layout has been designed around the retention and protection of 

natural features on the site including Cockshot Wood and Sand Beck which sit 
centrally within the site. A series of connecting green and blue spaces are 
proposed throughout the heart of the site in the form of wet drainage basins 
and area PoS. Various Neighbourhood Equipped Area of Play (NEAPs), Local 
Equipped Area of Play (LEAPs) and Local Area of Play (LAPs) are proposed 
as well as additional tree planting and landscaping throughout site. 

 
25. In terms of the wider landscaping of the site, additional buffer planting is 

proposed along Sand Beck and an area of PoS to the south of the site where 
it meets York Road with areas of amenity grassland to provide areas for 
recreational activities and to enhance biodiversity with rich meadow and 
hedgerow planting. Tree and hedgerow planting are proposed along the 
perimeter of the site.  

 
26. The proposed new primary school and retail store will be the subject of 

separate planning applications.  
 

 
RELEVANT PLANNING HISTORY: 

27. 17/02594/OT – Approved August 2020 at City Plans Panel 
Outline application for 800 dwellings, primary school, convenience store (up to 
372 sqm), PoS and landscaping. The planning conditions attached to the 
outline consent can be summarised as follows: 

1. Time Limit – Reserved Matters to be submitted prior to 22nd Sept 2024  
2. Reserved Matters to be submitted  
2. List of approved plans  
4. Upper limit of no more than 800 dwellings 
5. Design code and masterplan 
6. Phasing plan 
7. Greenspace  
8. Tree protection 
9. Landscape and woodland management plan 
10. Ecological design statement 
11. Construction environmental management plan 
12. Biodiversity enhancement management plan 
13.  Bat survey  
14. Bat roosting and bird nesting  
15. Surface water and SuDs 
16. Foul water drainage 
17. Flood risk assessment 
18. Protection water mains  
19.  Protection of the public sewer 
20.  Surface water drainage 
21. Infiltration feasibility  
22. SuDs drainage scheme 
23. Surface water outfall 
24. Compensatory flood storage works 



25. Phase II Site Investigation 
26. Amended remediation statement 
27. Verification reports 
28. Importing soil 
29. Statement of construction practice 
30. Hours of construction 
31. Air quality assessment 
32. Noise survey 
33. Off-site highway works s278 
34. Ransome strips 
35. Retail Unit Servicing and Car Parking 
36. Electric vehicle car charging points 
37. Retail unit servicing and car parking 
38. Housing mix 
39.  Accessible housing 
40. Minimum space standards 
41. Sustainability statement 
42. School – BREEAM rating 
43. Location of the school 
44. Archaeological recording 
45. Community use agreement  
46. School travel plan 
47. Retail Unit - Remove PD 

  
PREAPP/20/00464 – Advice given Sept 2021 
800 homes, primary school and shop (class E) 
 
21/08328/COND – Pending consideration 
Consent, agreement or approval required by conditions 5, 6, 8, 29, 36, 38, 39, 
40 and 41 of Planning Application 17/02594/OT 
 
21/09077/COND – Pending consideration  
Consent, agreement or approval required by conditions 15, 16, 17, 18, 19, 20, 
21, 22, 23 and 24 of Planning Application 17/02594/OT 
 
21/09491/COND - Pending consideration 
Consent, agreement or approval required by conditions 9, 10, 11, 12, 13 & 14 
to planning application 17/02594/OT 
 
21/09541/COND – Approved 14 Jul 2022 
Consent, agreement or approval required by conditions 31 and 32 of Planning 
Application 17/02594/OT 
 
22/00066/COND – Pending consideration 
Consent, agreement or approval required by conditions 25 and 28 of Planning 
Application 17/02594/OT 
 
 
PUBLIC CONSULTATION: 
 



28. Since receiving Outline consent in August 2020, the Developers have held 
several online workshops which were well attended by representatives from 
Taylor Wimpey, Better Wetherby Partnership, Wetherby Civic Society, J R 
Paley Associates (Architects), Persimmon Homes, Taylor Wimpey and 
Johnson Mowat, specialist consultants and various Council Officers including 
from the Design, Nature Conservation, Flood Risk Management and 
Landscape Teams.  

 
29. Workshop 1 took place on 10th September 2020. A general discussion took 

place with regards to physical site constraints and areas of opportunity which 
should feed into the site layout and masterplan. A focused discussion took 
place with regards to process and discharging the planning conditions 
attached to the Outline consent.  

 
30. Other matters such as heritage, geophysical surveys, trial trenching, highways 

related issues, accessibility, management of greenspace on site and flood risk 
associated with plots adjacent to York Road we also discussed.  

 
31. Workshop 2 was held on 1st October 2020. A detailed discussion took place 

with regards to phasing, major services and highway matters including 
signage, infrastructure, cyclists, resurfacing of the bridleway, crossing points 
as well as delivery of the school.  

 
32. Workshop 3 was held on the 15th October 2020. This workshop focused on 

design, layout, character areas, house types and street hierarchy in response 
to geographical constraints of the site. Other matters such as planting, play 
areas, housing mix, houses for the elderly and affordable housing were also 
discussed.  

 
33. Workshop 4 was held on 5th November 2020. This workshop addressed the 

matter of education provision both on and off site. The location of the school 
was discussed with issues raised regarding the proximity of the Young 
Offenders Institute. It was confirmed that the location of the school would be 
on the south western corner of the site subject to the implementation of a 
good buffer zone.  

 
34. A wider discussion took place about overall education provision in Wetherby, 

and it was clarified that the trigger point for the new school would be when 
there are 400 units on site. However, if there is not enough provision 
elsewhere in Wetherby then this could change. 

 
35. Workshop 5 took place on 10th May 2021. The architects delivered a 

presentation on design and discussions included cycle routes, house types, 
innovation, chimneys, flats, and materials. Other matters such as the Section 
106 agreement and planning conditions were also discussed.  

 
36. Workshop 6 took place on 13th May 2021. The workshop addressed the topic 

of sustainable construction and house types, changing Building Regulations, 
sustainability measures. An overview of Council policies was provided 
including housing mix, affordable housing and electric car charging points. A 



discussion took place regarding glazing and ventilation options. Taylor 
Wimpey discussed the build out strategy and proposed construction 
methods/techniques. Carbon reduction, increasing the opportunity for nature 
and reducing waste in construction were discussed as to how these could be 
incorporated into the development. 

 
37. The developer delivered a presentation on house types and materials. The 

use of traditional and old materials, slate effect roofs, special features in the 
design, larger Velux windows to balconies were discussed. The issue of solar 
panels was raised, and it was advised that approximately 1,750 solar panels 
will be installed across the site. Other matters discussed included provision of 
sheds, recycling and bins.  

 
38. Workshop 7 was held on 20th May 2021. The workshop involved a focused 

discussion around sustainability, drainage, flood risk and assessment, 
greenspace, biodiversity, highways, design, affordable housing, Section 106 
Agreement and construction management plans. A discussion then took place 
regarding obtaining pre application advice and the developer advised that 
they wanted a design that all parties can agree on would share the pre 
application advice offered with the Better Wetherby Partnership. 

 
39. Further discussions took place regarding SUDS and discharge into Sandbeck 

at controlled rates and the use of wet basins. Concerns were raised locally 
regarding the capacity of the sewage network and potential upgrade works 
needed before the site is developed. Highway issues were discussed, and the 
Better Wetherby Partnership raised concerns regarding pedestrian health and 
safety in particular a need for a crossing on York Road. Council Officers, the 
Better Wetherby Partnership and Wetherby Civic Society felt that the design 
proposals were not ambitious enough and lacked innovation.   

 
40. The matter of affordable housing was discussed, and it was confirmed that 

there will be 35% affordable housing spread across the site in accordance 
with AHP’s requirements. A total of 60% will be social rented and 40% 
intermediate. The Section 106 Agreements and CIL money was discussed 
and it was agreed that a future meeting would take place between Wetherby 
Town Council regarding the allocation of future CIL money. The Construction 
Management Plan was discussed, and a further meeting would be held once 
the Reserved Matters application was pending consideration with the Council.  
 

41. A meeting was held on 2nd Aug 2022 between officers and Ward Members, 
representatives from Better Wetherby Partnership, Wetherby Civic Society 
and Wetherby Town Council where matters relating to design, innovation and 
general comments were discussed. Whilst it was felt that the scheme still 
lacked ambition and innovation, the proposals were starting to head in the 
right direction with regard to other points (connectivity, Green spaces etc) 

 
 PRE-APPLICATION ADVICE / HISTORY OF NEGOTIATIONS: 

42. In addition to carrying out the public consultation workshops, the developers 
have obtained detailed pre application advice from the Council 



(PREAPP/20/00464). The pre application enquiry was accompanied by a 
masterplan and development framework document. The proposals consisted 
of a large mixed-use development including residential dwellings, primary 
school, community hub and retail unit (use class E).  

 
43. Supporting information accompanying the enquiry stated that the 

development would be a sustainable community known as ‘Swinnow Park’ 
built out in 3 phases comprising of different character areas, green spaces 
that interconnect with adjacent parts of land within the housing allocation in 
the SAP.  

 
44. Advice from Officers was that the overall masterplan was supported in 

principle; positives included the use of a variety of materials, different 
character areas to add visual interest and assist with placemaking, retention 
of PROWs and the tree lined avenue adjacent to the racecourse, protection of 
Cockshot Wood, comprehensive network of green and blue infrastructure 
including a mix of LEAP and NEAP designed playground spaces and also 
housing density. 

 
45. Notwithstanding the above, Officers were clear in the advice given at pre-

application stage that the proposals were not considered to go far enough in 
terms of innovation. This did not align with earlier concepts put forward by the 
developer and supported by the Council and local groups which sought to 
promote Swinnow Park as an exemplar development for all. Officers 
reiterated that there has always been an expectation from the Council that the 
developer would utilize this as a real opportunity to create an exemplar 
development in Wetherby. It was recognized by the Council in providing pre-
application advice that there were a number of ways the site could be 
developed to fulfil these wider objectives and the developer was encouraged 
at pre-application stage to strengthen their proposals and to seek push the 
boundaries in terms of innovation, green technologies, and house building 
techniques in response to wider sustainability issues including climate 
change.  

 
46. Officers suggested ways in which the development could become more 

innovative with regards to placemaking such as introducing car free areas, 
centralized waste systems, utilizing new low carbon technologies and the 
creative use of the outdoor areas particularly with regards to the character 
area titled ‘innovation zone’.   

 
47. Other key points raised at pre-application stage in relation to the reserved 

matters include:  
 

Appearance & Scale 

• Initial design concept is considered positive and has directed a well-
designed masterplan including 6 different character areas creating 
identifiable distinctive places linked via design features  

• Stone heads and cills should be incorporated on all elevations 



• Density and heights of buildings considered appropriate to the wider 
context  

• Increasing the number of apartments on site would allow for a more 
spacious development to be created 

• Development should be high quality and detailing should not represent 
a broader one-size fits all approach to volume house building seen 
elsewhere 

• Council would encourage a more ambitious approach to housebuilding 
at this site than has been seen elsewhere due to the unique 
opportunities this site brings 

• Create a sense of identity for the Swinnow Hill development which 
represents sustainable placemaking 

• The proposals put forward replicate of measures which are already 
commonplace elsewhere 

• A move away from traditional house building, in terms of construction 
techniques and traditional design approach, could be supported here to 
achieve a unique development 

• The area known as the ‘Enclosure’ could go further with regards to 
innovative construction or become a dedicated eco-zone 

 
Layout 

• The site is designed around a central hub whereby the school and 
retail element sit in a central location which is attractive to major 
retailers 

• Indicative layout submitted shows a comprehensive network in line with 
the road hierarchy 

• Scheme should look to include more loop roads as opposed to long cul 
de sacs to improve connectivity for future residents  

• Planning application should include diagrams to demonstrate hopper 
bus routes and safety 

• Car dominated frontages in the form of hardstanding to the front of 
dwellings would be unsupported 

• Permeable paving would assist with drainage of the site 
• PROWs would be retained and incorporated into the proposed 

pathways as agreed at the Design Workshops 
• Way markers/sculptures to encourage future occupiers and local 

residents to move around the site via active routes. 
• The Avenue will function as an attractive green corridor 
• Young Offenders Institute find the location of the new school 

acceptable and noise can be mitigated 
• Mixture of LEAP and NEAP design playground spaces is positive 
• Cycle parking at play areas is appropriate 
• Care needs to be given to the location of these in relation to conflict 

with nature conservation particularly the bio-diversity of Cockshot 
Wood and Sand Beck 

• Natural and informal open space encouraged 
 

Landscape  



• Green spaces need to work together and successfully link up through 
the development 

• Essential to retain the existing watercourse (Sand Beck) and utilise the 
natural features on site to create a pleasant environment and one 
which enhances bio-diversity 

• Cockshot Wood is of rich ecological value and the ecological surveys 
show ground flora exists which evidences it is ancient woodland 

• It is important that there is no pedestrian access through Cockshot 
Woods and that adequate offset distances exist to protect this area 

• The tree buffer is also to be extended to retain habitat in its current 
form 

• Dense and mature trees along The Avenue must be retained and this 
would create an attractive central green corridor through the site and 
this should be unlit for nature conservation purposes   

• The Council advise the use of attenuation basins which would remain 
wet all year round to enhance biodiversity 

• Attenuation ponds must coincide with the lowest points on the 
landscape 

• Scrubland buffer is also required around Sand Beck 
• Cross sections should be provided as part of any future planning 

application 
• Incorporating the use of 1 bat/swift box on each dwelling is encouraged 

with regards to bio-diversity net gain 
 
 
HISTORY OF NEGOTIATIONS POST RESERVED MATTERS 
APPLICATION SUBMISSION:  
 

48. Officers have facilitated two workshops with the developer in January 2022.  
 
Workshop 1 - Officers outlined the key issues relating to the proposal, 
including the need for the application to comply with the latest local and 
national planning policies.  

• General issues 
• Ecology  
• Landscape 
• Design and layout 
• Public consultation  
• Timeframe for decision 

Workshop 2 – focused meeting on design and house types 
• Developer presentation on innovation  
• Design and layout 
• Highways  
• Drainage 
• Public Consultation  
• Next steps  

 
 



FURTHER PUBLIC CONSULTATION EVENT POST RESERVED MATTERS 
APPLICATION SUBMISSION: 

 
49. The developer has committed to ongoing community consultation throughout 

the lifetime of the current Reserved Matters application and with this in mind, 
they held a public consultation event on Thursday 6th February in Wetherby 
Town Hall (2pm -7pm) 

 
50. Session 1 was a two-hour (2-4pm) stakeholder Question & Answer Session. 

The event was attended by an LCC Ward Councillor, Wetherby Town 
Councillors, Better Wetherby Partnership and Wetherby Civic Society. Matters 
discussed included:  

 

• Sustainability 
• Use of energy/carbon reduction building techniques and the Building 

Regulations etc. (Amendment) (England) Regulations 2021 which 
came in to force in 2022 / Future Home Standard 2025 Building Regs 
changes 

• Use of false chimneys in design 
• Phasing and size of the Primary School  
• Phasing of site, particularly footpath that connects Carr Lane 
• Drainage  
• Air Quality and Noise  
• Site Management and Management Company issues, particularly the 

greenspaces 
 

51. Session 2 was a three-hour public event (4-7pm) which was well attended. 
Main topics raised in concern were: 

• Provision of additional local services  
• Wetherby is already overpopulated 
• Hopper bus, walking / cycling routes  
• Ecology 
• Design 

 
52. Two further meetings were held with the developers (one via Teams and one 

in person) where officers set out their concerns with the proposal following the 
Position Statement and discussions took place between all parties to work 
towards revised proposals to address officers, members and local 
stakeholders’ comments. These meetings have resulted in the plans before 
members for consideration. 

 
CONSULTATION RESPONSES:  

  
53. Environment Agency: Further modelling is required with regard to flood risk 

however, the developer is working closely with the EA to address the 



outstanding comments with all parties in agreement that the matters can be 
suitably addressed 

 
54. Flood Risk Management: No objections 
 
55. Yorkshire Water: objection – Proposals to alter/divert a public sewer will be 

subject to YW requirements and formal procedure in accordance with Section 
185 Water Industry Act 1991 however, no objections to the application 

 
56. Environmental Studies Transport Strategy Team: No objections to the revised 

noise report (conditions 31 & 32 (21/09541/COND) discharged in July 2022) 
 
57. Contaminated Land Team: Conditions and Directions were applied to parent 

application 17/02594/OT and remain active (see Conditions 25 to 28 
inclusive). No information relating to contaminated land appears to have been 
submitted at this stage. 

 
58. Influencing Travel Behaviour Team: Bus stops for the hopper service need to 

be shown on the layout plan, also the location of the community noticeboard 
referenced in the travel plan – Now shown on the latest plans 

 
59. Landscape Team: Detailed comments received in relation to play provision, 

connectivity, pumping stations, private amenity space (apartments), water 
treatment and amenity SuDs, tree lined streets, street lighting, utilities/planting 
proposals, bridges over the beck.  
 
Acknowledge that the latest plans are an improvement with tree lined streets 
no proposed and the private amenity space/s have been increased 
 

60. North Yorkshire County Council: No objections  
 
61. Public Rights of Way: comments received in relation to bridleway, public 

footpaths 7 and public bridleway 8 - welcome surface improvements and 
funding to form multi-user route alongside the motorway. 

 
62. Nature Conservation Team: detailed comments received in relation to impact 

of street/path lighting, buffer to Cockshot Wood, no public access into 
Cockshot Wood, wider strategy for a nature reserve area, wildlife signage, 
management plan, meadow seed planting, buffer to north and south side of 
Sand Beck, green space near York Road should become a meadow area, 
SuDs features and bird nesting and bat roosting boxes.  

 
63. Local Plans Team: No objection 
 
64. Access Officer: initial comments received. H9 and H10 compliance forms 

submitted.  
 
 

PUBLIC/LOCAL RESPONSE:  



  
65. The application was advertised as a major development and a Departure from 

the Development Plan and as affecting a PROW. Site notices were posted 
around the site and the application has been publicised in the Yorkshire 
Evening Post. The publicity period expired on 10.02.2022  

  
66. As a result of this publication, 5 letters of objection have been received to 

date, the contents of which are summarised as follows:  
  

Better Wetherby Partnership 
• Proposed site and properties need to go above and beyond the 

standard for new homes in order to be an ‘exemplar site’  
• Climate emergency and reduce carbon emissions from homes and 

transport  
• Lack of public transport and poor bus frequencies  
• Air quality and pollution from associated transport 
• Brick and block building is carbon intensive  
• Gas boilers will be banned from 2025 carbon friendly heating methods 

should be considered 
• Window and door efficiency, highest level of insulation and air tightness 

required 
• Water saving measures should include water butts 
• Government guidance sets new energy efficiency standards (2021) 

which require a 31% carbon reduction 
• Chimneys serve no useful purpose  
• All properties should have solar panels  
• Wood pallets should be recycled/re-used  
• South elevations should be well glazed 
• Health and wellbeing – private gardens without noise and air pollution  
• Location of affordable housing in close proximity to the A1M and will be 

affected by noise and air pollution 
• Centralised waste suggested at workshops 
• Footpath needed along the B1224 and south side of York Road 
• More information needed in relation to buffer planting 
• Innovation area is not innovative  
• Suggests other forms of innovation including materials, underground 

rainwater tanks, district heating and car share schemes 
• Planting to increase flora and fauna including climbers on walls positive 
• Biodiversity net gain should be increased above target to 20%-30%  
• Total number of bird & bat boxes, hedgehog and insect homes needed 

(covered through condition attached on the outline approval) 
• Better Wetherby Partnership do not consider Swinnow Park to be 

exemplar 
 

Condition 31  
• Detailed comments received in relation to the Air Quality report 

submitted 
 

Condition 32  



• Detailed comments received in relation to the Noise report submitted  
 
Leeds Civic Trust  

• Strongly objects to the proposed layout, largely on grounds of 
unremedied issues about connectivity and infrastructural services 

• Development would have a negative impact on the existing community 
in Wetherby 

• Transport and congestion 
• Overstretched amenity facilities for health care and primary/secondary 

education would be exacerbated by a layout that makes no attempt to 
connect the two sides of the A1m via public transport strategy or 
pedestrian/cycling access 

• Maintain objection to the principle of development (17/02594/OT) 
• Proposal in breach of Wetherby Neighbourhood Plan 
• No evidence of further consultation with the local community to 

constructively address the primary concerns then raised 
• Design and Access Statement provided at Outline Planning stage has 

now been omitted, when it should have been further developed in the 
proposed Reserved Matters 

• School and retail units should be included in these Reserved Matters, 
and the layout should acknowledge them as a local heart and focus 
point for place-making, - not only for the new residents but also for 
some existing residents on the other side of the motorway 

• School and retail unit in direct vicinity with the YOI and should have 
been in the centre of the layout and connected to a pedestrian bridge 
over the A1m to improve connectivity  

• Placemaking is superficial  
• High number of fences and blind gables  
• Poor natural surveillance  
• House types have no active ground floor presence  
• More landscape details needed to make a proper assessment  
• Open space for affordable housing largely parking facilities 

 
Wetherby Civic Society  

• Road safety and York Road is an accident black spot and risk for 
school children, pedestrians, and cyclists  

• Pelican crossing required on York Road  
• All properties require solar panels to reduce carbon footprint 
• Provide heat pumps, instead of gas boilers, to provide heating for all 

dwelling within this estate. 
• Lack of bungalows for the elderly  
• Only the ground floor apartments are available for downsizers  
• Encourage single storey terraced properties  
• There should be a sympathetic flow between each character area 
• The look of the ‘innovation area’ will soon date compared to other 

areas 
• Developer encouraged to revisit the innovation area and take design 

inspiration from surrounding areas 



• Archaeological excavation has confirmed significant stone remains of 
Swinnow Hall and will be lost to housing  

• Suggest leaving Swinnow Hall remains as an informal play feature 
located to the north west corner of the tree lined avenue and expanding 
this feature for future research  

• Swinnow Hall remains an important heritage feature 
• Suggest marking out the former Swinnow Hall footprint on stone 

slabs/gravel with information board to demonstrate its former existence 
on the site and significant Romano-British enclosure found under the 
estate 

• Strongly oppose the false chimney pots 
• None of the dwellings will have fireplaces or chimneys so decorative 

chimney pots not needed 
 

Local resident 
• Concerned about density proposed and desire to get as many houses 

on site as possible  
• Density shouldn’t be any larger than neighbouring estates in Wetherby 
• Wetherby is a rural community not an inner-city community separated 

by the A1m 
• Increased demand on the sewerage system and increase need to 

release raw sewerage  
• Capacity of sewerage system needs to be increased 

 
Local resident If a variation material is needed this should be red brick with 
imitation stone quoins (photo of examples submitted) 

• This would carry the traditional stone theme as seen in Wetherby  
 
67. Further to the revised plans, an additional 7 letters of objection have been 

received which are summarised below (N.B. These comments were submitted 
prior to the most recent amended plans): 
 
 
Wetherby Civic Society 

• Strongly oppose false chimneys 
• Still concerns regarding noise/air pollution 
• Suggest that timber framed properties is explored 
• It would be logical that all homes meet the 2025 Future Homes 

Standards 
• Trees should be on the roadside rather than in gardens so as not to 

undermine the focus of the development 
 
Better Wetherby Partnership 

• All homes from the first phase should be compliant with the 2025 
Future Homes Standard  

• Question why no timber framed properties are proposed 
• Concern over trees to be planted in gardens and their longevity 
• Issues with regard to noise & air pollution 



• Properties within the ‘Innovation’ area could and should be improved 
with regard to their design 

• Better connectivity to Wetherby for pedestrians and cyclists is needed 
 
Local resident comments 

• No details with regard to the noise or air quality for the development 
• Important that conditions imposed are fully met 
• Biodiversity net gain is required for the development 
• Walking routes around and to/from Wetherby need to be maintained 

and enhanced 
• Nothing innovative within the design 

 
68. Following the submission of revised plans (I.E. the plans for consideration at 

plans panel today), a meeting was held in November 2022 between the 
applicants, their agents, representatives from Better Wetherby Partnership, 
Wetherby Civic Society, Wetherby Town Council and the local Ward Members 
where the most recent plans were discussed. All parties agreed that these 
plans were positive and embodied the “innovation” proposed. The enhanced 
sustainability proposals were also seen as a positive step forward. 
 
Better Wetherby raised concerns over noise pollution from the A1(M) but were 
slightly happier with the noise modelling shown by the developers. 
 
Wetherby Civic Society felt that many improvements had been made to the 
plans and appreciated the developer’s efforts to make this an acceptable 
development. However, the retention of false chimneys is strongly opposed. 

  
PLANNING POLICY:  

  
69. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 

the application to be determined in accordance with the Development Plan 
unless material considerations indicate otherwise. For the purposes of 
decision making, the Development Plan for Leeds currently comprises the 
adopted Core Strategy (amended 2019), the Site Allocations Plan (adopted 
2019), saved policies within the Unitary Development Plan (Review 2006) 
(UDP), the Natural Resources and Waste Local Plan (2017), the Aire Valley 
Leeds Area Action Plan (AVLAAP) adopted in 2017 and Wetherby 
Neighbourhood Plan (2020). These Development Plan documents are 
complemented by supplementary planning guidance and documents.  

   
70. The policies below are considered to be most relevant in this instance:  
 
  
71. Core Strategy (amended 2019):  
  

SP1 - Location of development  
SP6 - The housing requirement and allocation of housing land  
SP7 - Distribution of Housing Land and Allocations  
H1 – Managed release of sites 
H3 - Housing Density  



H4 - Housing Mix   
H5 - Affordable Housing  
H9 - Minimum Space Standards  
H10 - Accessible Housing Standards   
P9 – Local Community Facilities  
P10 - Design and Context  
P12 - Landscape Quality, Character and Biodiversity  
T1 - Transport Management  
T2 - Accessibility Requirements  
G1 - Enhancing and Extending Green Infrastructure  
G4 - New Greenspace Provision  
G6 – Protection of existing Green Space 
G8 – Protection of species and habitats 
G9 – Biodiversity improvements 
EN1 - Climate Change and Carbon Dioxide Reduction  
EN2 - Sustainable Design and Construction  
EN5 - Managing Flood Risk  
EN8 - Electric Vehicle Charging Infrastructure  
ID1 - Implementation and Delivery Mechanisms  
ID2 - Planning Obligations and Developer Contributions  

  
72. Saved UDP (2006):  
  

GP5 - General planning considerations  
N23 - Open space around new development  
N24 - Seeks to ensure that development assimilates into the landscape.   
N25 - Site Boundaries  
N29 – Archaeology  
BD3 - Disabled access and new buildings  
BD5 - New buildings and amenity  
LD1 - Landscaping  
LD2 - New and altered roads 
RL1 – Rural land  
T7A – Cycle parking 
ARC5 – Archaeology  
  

73. The Natural Resources and Waste Local Plan (NRWLP):  
 
   The Natural Resources and Waste Local Plan (NRWLP) was adopted by  
 Leeds City Council on 16th January 2013 and is part of the Local   
 Development Framework. The Plan sets out where land is needed to enable 
 the City to manage resources, like trees, minerals, energy, waste and water 
 over the next 15 years, and identifies specific actions which will help use  
 natural resources in a more efficient way.  The following NRWLP policies are 
 most relevant for the purposes of this proposal: 
 

AIR1 -Management of air quality through development  
WATER1 -Water efficiency, including incorporation of sustainable drainage   
WATER 2 - Protection of water quality  
WATER4 - Effect of proposed development on flood risk  



WATER6 - Provision of Flood Risk Assessment  
WATER7 - No increase in surface water run-off, incorporate SUDs.  
LAND1 - Land contamination to be dealt with 
LAND2 - Development should conserve trees and introduce new tree 
planting.  

 
74. Site Allocations Plan 

 
The SAP was adopted in July 2019.  Following a statutory challenge, Policy 
HG2, so far as it relates to sites which immediately before the adoption of the 
SAP were within the Green Belt, has been remitted to the Secretary of State 
and is to be treated as not adopted.  All other policies within the SAP remain 
adopted and should be afforded full weight.   

 
The most relevant policies from the SAP are outlined below: 

 
HG2 – Allocated Housing Sites (The Site Allocation Plan allocates housing 
and mixed use including housing, in accordance with Core Strategy Policy 
SP7) 

 
The application site is an allocated housing site in the in the SAP (ref HG2-
226) with an identified capacity of up to 1100 units. The allocation is 
accompanied by the following site requirements:  

• Comprehensive Development Brief 
• Highway Access to the Site 
• Local Highway Network 
• Flood Risk  
• Ecology 
• Listed Buildings 
• Education Provision (2 form entry)  

  
75. Neighbourhood Plan: 

 
Wetherby Neighbourhood Plan 2017 – 2028 was made in 2020 and therefore 
forms part of the Development Plan. Relevant policies in the plan include:  
 
H1: Provide an appropriate mix of housing  
H2: Quality and layout of housing developments 
D2: Connectivity of new developments 

  
76. Supplementary Documents/Guidance:  
  

SPG Neighbourhoods for Living: A guide for residential design in Leeds (Dec 
2003)  
SPG Neighbourhoods For Living Memoranda to 3rd Edition (2015) 
SPG Sustainable Urban Drainage  (2004) 
SPD Street Design Guide (2009)  
SPG Sustainable Design and Construction - Building for Tomorrow Today    
SPG Guideline Distances from Development to Trees (2011) 
SPD Leeds Parking Policy (2016)  



SPD Accessible Leeds (2016)  
SPD Designing for Community Safety: A Residential Design Guide (2007) 
SPD LCC Achieving Net Gain for Biodiversity - Guidance for Developers 
(Draft) 
SPG S106 Agreements and Developer Contributions  

  
77. National Planning Policy Framework:  
  

The National Planning Policy Framework (NPPF) sets out the Government’s 
planning policies for England and provides a framework for Local Planning 
Authorities to follow when preparing their local plans. The NPPF must be 
taken into consideration in the preparation of local plans and is a material 
planning consideration in determining planning applications.   
  
The aforementioned local planning policies have been considered to be sound 
when viewed in the context of the NPPF.  
  
The NPPF promotes sustainable development and in order to achieve this, 
breaks down the role of the planning system into three overarching objectives. 
The NPPF seeks to ensure that development is sustainable and promotes the 
economic, social and environmental objectives it has outlined.  
  
At the heart of the NPPF there is a presumption in favour of sustainable 
development. This means for determining planning applications, development 
should be approved where it accords with an up-to date development plan, or 
is refused consent where adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits when assessed against the NPPF as a 
whole.  
  
The following sections are most relevant:  
  
2. Achieving sustainable development   
4. Decision-making   
12. Achieving well-designed places   
16. Conserving and enhancing the historic environment  

  
National Planning Practice Guidance 
 

78. The National Planning Practice Guidance (NPPG) offers guidance in addition 
to the NPPF. The NPPG advises that reserved matters are those aspects of a 
proposed development which an applicant can choose not to submit details of 
with an outline planning application (i.e. that can be ‘reserved’ for later 
determination). These reserved matters are defined in Article 2 of the Town 
and Country Planning (Development Management Procedure) (England) 
Order 2015 (as amended) as: 

 

• ‘Access’ – the accessibility to and within the site, for vehicles, cycles and 
pedestrians in terms of the positioning and treatment of access and 
circulation routes and how these fit into the surrounding access network. 



• ‘Appearance’ – the aspects of a building or place within the development 
which determine the visual impression the building or place makes, 
including the external built form of the development, its architecture, 
materials, decoration, lighting, colour and texture. 

• ‘Landscaping’ – the treatment of land (other than buildings) for the 
purpose of enhancing or protecting the amenities of the site and the area 
in which it is situated and includes: (a) screening by fences, walls or other 
means; (b) the planting of trees, hedges, shrubs or grass; (c) the 
formation of banks, terraces or other earthworks; (d) the laying out or 
provision of gardens, courts, squares, water features, sculpture or public 
art; and (e) the provision of other amenity features; 

• ‘Layout’ – the way in which buildings, routes and open spaces within the 
development are provided, situated and orientated in relation to each 
other and to buildings and spaces outside the development. 

• ‘Scale’ – the height, width and length of each building proposed within the 
development in relation to its surroundings. 
 

79. For the current application, the applicant is seeking the determination of the 
following reserved matters; ‘appearance’ ‘landscaping’ ‘layout’ and ‘scale’. 
Members are asked to consider these matters only as the principle of 
development and access already have the benefit of extant planning 
permission.    

Climate Change 

80. The Council declared a climate change emergency on 27th of March 2019 in 
response to the UN’s report on Climate Change. The Planning Act 2008 
alongside the Climate Change Act 2008 sets out that climate mitigation and 
adaptation are central principles of plan-making. The NPPF makes clear at 
paragraph 148 and footnote 48 that the planning system should help to shape 
places in ways that contribute to radical reductions in greenhouse gas 
emissions in line with the objectives of the Climate Change Act 2008. 

 
81. As part of the Council’s Best Council Plan 2019/20 to 2020/21, the Council 

seeks to promote a less wasteful, low carbon economy. The Council’s 
Development Plan includes a number of planning policies which seek to meet 
this aim, as does the NPPF. These are material planning considerations in 
determining planning applications 

 
 

MAIN ISSUES:  
  
82. Given that this is a Reserved Matters application where the previous Outline 

approval granted permission for the principle of development along with 
access(es) into the site, this report will focus on the key matters pertinent to 
this Reserved Matters application.The key planning considerations for the 
current proposal are considered to be:  

  
• Detailed Site Wide Matters 
• Appearance and scale 



• Layout (including highways matters not relating to access) 
• Landscaping 
• Other matters 

   
 

APPRAISAL:  
  

Detailed Site Wide Matters  
  

Overall Housing Number 
 

83. It was considered appropriate to control the number of units at Outline stage 
via condition therefore an upper limit of 800 units is applicable. Clearly it is 
desirable within the Council’s wider housing supply picture to attempt to 
achieve as close to the maximum number of units as possible. As submitted, 
762 units are proposed which is marginally under the 800 units approved at 
outline. It is acknowledged that this is also lower than that presented within 
the Position Statement (785 units) however, the need to balance this against 
achieving a well-designed development which complies with policy as well as 
providing good quality private and public Greenspaces means that a slightly 
lower number is required and therefore the proposed density of the scheme is 
considered to be acceptable in principle subject to compliance with other plan 
policies. 

 
Housing Mix  
 

84. Condition 38 attached to the outline consent requires the developer to 
demonstrate, as part of the reserved matters application, compliance with 
Leeds Core Strategy policy H4. 

 
85. Core Strategy Policy H4 sets out that developments should include an 

appropriate mix of dwelling types and sizes to address needs measured over 
the long term taking into account the nature of the development and character 
of the location. 

 
86. Maximum and minimum preferred targets for each size of unit are also set out 

in the supporting text to Policy H4 but overall the policy seeks to ensure that 
all housing developments provide an appropriate mix of homes to meet the 
forecast growth of households in different parts of Leeds and across the 
district.  In Leeds, like most other large authorities, the main driver of 
household growth is single person households and the policy’s supporting text 
table reflects this by seeking a larger proportion of 1 and 2 bed properties 
(60%) than 3 and 4+ bed homes (40%).  

 
87. The Authority Monitoring Report (AMR) has recorded the housing mix 

delivered since 2012. The monitoring shows that there has been a constant 
over provision of 1 and 4+ bed homes since 2012.  The 1 bed overprovision is 
mainly focussed in the City Centre and is mainly as a result of a high 
proportion of apartments in overall housing completions (43%).  The 4+bed 



over provision is as a result of developer preference, largely in the outer areas 
such as Wetherby. 

 
88. Policy H1 of the Wetherby Neighbourhood Plan states that developments of 

10 or more, i.e. major residential developments, should: 
a) Contribute an appropriate mix of housing in terms of size, type, 
tenure and affordability which will help to support identified housing 
needs including the specific needs of Wetherby’s residents taking into 
account an up to date housing needs survey. 

 
89. Table showing the split between houses and flats: 
 

 
 
 

90. As is shown in the table above, the development as submitted would consist 
of 661 houses (86%) and 105 apartments (14%). The previous split (as 
presented at the Position Statement) was 91% houses and 9% flats. Whilst 
this revised split is still 11% over target for houses and 11% under target for 
flats, as set out in Policy H4. Officers consider that the overall split is an 
improvement to the previous proposals and that this spilt is still broadly 
compliant with the maximum number of houses and minimum number of 
apartments as set out in Policy H4. 

 
91. Table showing housing mix: 

 

Type* Max % Min % Target % Swinnow 
Park 

% 

Houses  90 50 75 661 86% 

Flats 50 10 25 

 

105 

 

14% 

Type* Max % Min % Target % Swinnow 
Park 

% 

Houses  90 50 75 661 86% 

Flats 50 10 25 

 

105 

 

14% 

Size* Max % Min % Target %   

1 bed 50 0 10 39 5.09% 

2 bed 80 30 50 231 30.15% 

3 bed 70  20 30 253 33.04% 

4 bed+ 50 0 10 203 x 4 bed 

40 x 5 bed 

26.50% 

5.22% 



 
 

92. As set out in the table below, in terms unit sizes, 39 x one bedroom units 
(5.09%) 231 x two bedroom units (30.15%) 253 x three bedroom units 
(33.04%) 203 x four bedroom units and 40 x five bedroom units are proposed 
(when combined 31.72%).  
 

93. The mix has changed from the previous submission and has taken on board 
members comments from the Position Statement by introducing 10 M4(3) 
bungalows which would all be two-bedroom and located within ‘The Carrs’ 
character area. 39 x One-bedroom properties would also be introduced as 
well as an overall percentage increase in the numbers of three-bedroom 
properties. Whilst the overall numbers for four and Five bedroom properties 
still exceeds the target within Policy H4 (by some 21%), it is broadly compliant 
with the Wetherby Neighbourhood Plan which states that there should be 
30.1% of the larger properties to cater for the needs of the area. 

 

94. Overall, officers are now content with regard to the proposed housing mix as it 
addresses members concerns raised within the Position Statement as well as 
introducing a more varied mix of housing including one-bedroom properties 
and bungalows. As such, the proposal is considered to demonstrate 
compliance with Neighbourhood Plan policy H1 which requires specific need 
in Wetherby to be addressed. 

 
Affordable Housing 

95. The s106 Agreement attached to the Outline consent requires the delivery of 
affordable housing in compliance with Core Strategy policy H5. 

 
96. Core Strategy policy H5 requires that affordable housing should be provided 

at this site (in Zone 1) at a rate of 35% of the total number of units. As guided 
by the wording of the policy, this should also be a pro rata mix in terms of 
house sizes and the split between intermediate and social rented tenures and 
they should be suitably integrated throughout a development site.  

 
97. Table showing Affordable Housing split: 

 

Type* Housing Mix 
Proposed % 

Affordable mix 
proposed  

 % 

Houses  86% 223 83.2% 
Flats 14% 45 16.8% 
Size*    
1 bed 5.09% 19 7.1% 
2 bed 30.15% 143 53.35% 
3 bed 33.04% 80 29.85% 
4 bed+ 31.72% 26 9.7% 
  268 35% overall 

 TOTAL 
31.72% 



 
98. As submitted, a total 268 affordable units are proposed which would meet the 

necessary 35% requirement on site. This broadly complies with the ratio of 
houses and apartments proposed and so can be considered pro rata on this 
basis. In terms of mix, 19 of the affordable units would be one bed properties 
(7.1%), 143 of the affordable units would be two bed properties (53.35%), 80 
of the affordable units would be three bed properties (29.85%) and 24 of the 
affordable units would be four bed properties (9.70%). It is noted that the 
current mix proposed is not pro-rata in terms of house sizes; there is an over 
provision of two bed affordable units (13% more than the mix provided on 
site), there is also an over provision of three bed affordable units (3% more 
than the mix provided on site) and a under provision of three and four bed 
affordable units (22% less than the mix provided on site).  

 
99. Officers acknowledge that the affordable housing mix is not pro-rata as per 

Policy H5 however, consideration needs to be also given to Policy H1 of the 
Neighbourhood Plan. The plan makes it clear that affordable housing should 
be weighted toward the provision of smaller (one and two bedroom) properties 
with the proposed mix providing 60% of affordable housing units as one- and 
two-bedroom properties. This is an improvement to the previous iteration 
following members comments and it is therefore considered that the proposed 
mix of affordable housing units is now acceptable and complies with the aims 
set out within Policy H5 of the Core Strategy and H1 of the Neighbourhood 
Plan. 

 
100. The affordable units are located in various locations throughout the site and 

have been further amended following previous comments. These are now 
further “pepper-potted” throughout the site with a greater proportion located to 
the north and east of the site. There are still clusters to the west near the 
motorway and to the south adjacent to the YOI however, it is understood from 
the information submitted that seven different affordable house types are 
proposed and the affordable housing providers prefer that these are grouped 
together for management purposes. This further spreading of the units 
throughout the site is considered to be acceptable. 
 

101. With regard to the units which face onto the motorway, there is a 60m 
distance between the Motorway and the fronts of these units which includes 
an existing embankment planting directly adjacent to the A1(M), a Bridleway, 
a 20m wide buffer (bund) with a 5m high acoustic barrier comprising of a 3m 
high fence and a 2m high bund. Furthermore, the amenity spaces for these 
units are located on the sheltered side which provides further protection. 
Therefore, whilst a legitimate concern, officers consider that the above factors 
would prevent any significant levels of noise/disturbance to the development 

  
Minimum Space Standards and Accessibility 

102. Core Strategy Policy H9 sets out minimum space standards for dwellings and 
Neighbourhoods for Living provides guidance regarding housing 
developments and notes that family houses should have a reasonable level of 
outdoor amenity space. The proposal is policy compliant with regards to both 
internal and external space standards.    



  
103. The developer has submitted information with regards to Policy H10, which 

sets out accessible housing standards and states that 30% of dwellings meet 
the requirements of M4(2) and 2% of dwellings meet the requirements M4 (3) 
of Part M Volume 1 of the Building Regulations. The proposal is therefore 
policy compliant with regard to accessible homes. 

 
Appearance and Scale 
 

104. The PPG defines –  
Appearance as “The aspects of a building or place within the 
development which determine the visual impression the building or 
place makes, including the external built form of the development, its 
architecture, materials, decoration, lighting, colour and texture” 

 
Scale as “The height, width and length of each building proposed 
within the development in relation to its surroundings” 
 

105. As guided by the NPPF at chapter 12, paragraph 126, the creation of high 
quality, beautiful and sustainable buildings and places is fundamental to what 
the planning and development process should achieve. The NPPF states that 
good design is a key aspect of sustainable development, creates better 
places in which to live and work and helps make development acceptable to 
communities. Being clear about design expectations, and how these will be 
tested, is essential for achieving this. So too is effective engagement between 
applicants, communities, local planning authorities and other interests 
throughout the process.  

 
106. Paragraph 127 goes onto state that neighbourhood planning groups can play 

an important role in identifying the special qualities of each area and 
explaining how this should be reflected in development, both through their 
own plans and by engaging in the production of design policy, guidance and 
codes by local planning authorities and developers. Paragraph 128 states that 
to provide maximum clarity about design expectations at an early stage, all 
local planning authorities should prepare design guides or codes consistent 
with the principles set out in the National Design Guide and National Model 
Design Code, and which reflect local character and design preferences. 
Design guides and codes provide a local framework for creating beautiful and 
distinctive places with a consistent and high-quality standard of design. Their 
geographic coverage, level of detail and degree of prescription should be 
tailored to the circumstances and scale of change in each place and should 
allow a suitable degree of variety. 

 
107. Furthermore, paragraph 130 provides a series of principles that should be 

followed to ensure developments are of good quality. Policy P10 of the Core 
Strategy seek to ensure that new development is of high quality and is 
appropriate to its context. This advice is also contained within Building For 
Tomorrow Today SPD (2011). 

 



108. Policy H2 of the Neighbourhood Plan states that proposals for new housing 
developments should demonstrate high quality design and layout which reflect 
Wetherby’s character and that respond to its current needs. The relevant 
parts of the policy are d) to j) which states for all housing developments, this 
means: 

 
d) Reflecting the character, setting and context of the site in relation to 
landscape, townscape, building types, grain of plots and streets. 
e) A layout that demonstrates a coherent and legible structure or 
hierarchy of routes and spaces. 
f) The massing and built form to ensure that a sense of place has been 
created and that there is sensitivity in terms of townscape design in 
respect of edge treatment, entrances, enclosures, frontages, heights 
and rooflines. 
g) Landscape design that contributes to a sustainable sense of place, 
such as play areas, shelters, biodiversity and wildlife corridors, verges, 
street trees and water. 
h) Materials and details relating to the design and context for walls, 
roofs, openings, paved surfaces and signage - incorporating locally 
sourced, distinctive and manufactured materials wherever practical. 
i) Sustainable principles such as the curtilage storage of waste and 
recyclable material, home-working and the durability, energy efficiency 
and adaptability of buildings over time. 
j) Ensuring new development is close to and effectively integrated with 
the existing built up area. 

 
109. It is acknowledged that the developer has carried out extensive consultation 

with key stakeholders and representatives of the community prior to 
submission of the application. During the workshops, the wider approach to 
break up the site by creating individual character areas of high design quality 
was supported by all parties. The Council including officers from the Design 
Teams was also supportive of an approach that sought to move away from 
traditional volume house building in parts of the site to create a truly 
exemplar/innovative design approach which would be unique to this location.  

 
110. In terms of appearance and scale, the residential aspect of the scheme,as 

amended, would include four different character areas (reduced from five 
previously) creating identifiable distinctive places spread out across the site 
which would be linked via design features to create a high-quality 
development. A variety of different house types are proposed within each 
character area including detached, semi-detached and terraced properties 
together with apartment blocks.  

 
111. Each character area would have a different design approach; the largest 

character area is ‘The Carrs’ with the greatest number of houses overall 
spread out across six areas of the site. The dwellings in this character area 
vary in size, measuring two storey in height and tend to be semi-detached or 
detached however a number of short rows of terraced properties are also 
proposed.  

 



112. The dwellings tend to be constructed out of a red brick with stone heads and 
cills and some of which have a front gable feature. However buff brick is 
proposed on key points such as gateway entrances. The dwellings would 
have a grey concrete roof with modest flat roof dormers offering 
accommodation in the roofscape and Juliet balconies. 

 
113. The area referred to as ‘Cockshot’ covers threes areas of the site which 

surround or overlook Cockshot wood are indicated as more traditional in 
terms of their design. These dwellings tend to be detached; however short 
rows of terraced dwellings and some semi-detached properties are also 
proposed. Materials proposed include course stone with stone heads and 
cills, grey concrete roof tile and larger openings with grey casement UPVC 
windows in order to allow for greater views of the surrounding area. 

 
114. The area referred to as ‘The Avenue’ follows the prominent tree lined avenue 

adjacent to the Racecourse with this area also now extending to include the 
plots fronting onto Racecourse Approach. The dwellings have a distinct rural 
appearance; the dwellings are shown to be constructed out of a weathered 
stone with slate effect roof complete with stone chimneys and terracotta pots. 
Sash style windows are proposed with olive green windows and doors. Full 
stone heads and cills are also proposed. A mix of detached, semi-detached 
and terraced properties are proposed.  

 
115. Finally, the area referred to as ‘Sandbeck’ (previously ‘Innovation’) comprises 

of modern houses and apartments. The houses tend to be two storeys with 
rooms within the roofspace, bookended by three storey dwellings constructed 
out buff brick with contrasting white render, timber will also feature heavily 
within the plots to provide a contemporary appearance. Central to this area 
are the three apartment blocks which will be three storeys in height, with each 
block having a staggered gable to provide a key focal point for this area. The 
apartments adopt a modern style with recessed balconies, extenuated by 
timber cladding surrounds. Materials would compliant those used on the 
dwellings and consist of buff brick, white render and timber cladding. 

 
116. Innovation is considered to mean a different approach to doing things; 

therefore, officers consider that this applies not only to the design of part of 
the site, but to the development as a whole. Furthermore, innovation is not 
just one thing, rather a series of proposals which, when looked at together, 
provide an innovative form of development. The developer has considered 
this in respect of the development and is also proposing the following package 
of sustainability measures including:  
 
• Significant blue and green infrastructure including wet SuDs – this provision 

is provided in 16 Hectares of green and blue infrastructure that wraps 
around and runs through all areas of the site.  It represents an 
overprovision of greenspace by 300% when assessed against the Council’s 
policy. 

• The Greenspace includes an informal nature reserve to be specifically 
managed as an area for biodiversity improvement. 

• Six community orchards and a separate central allotment area. 



• Bat and bird boxes on 50% of the dwellings. 
• Bee bricks, bug hotels, hedgehog highways. 
• An extension and protection of Cockshot Wood. 
• New design features such as bespoke canopies and Velux balconies in the 

Sandbeck new design area. 
• Responsible sourcing of all TW purchased construction materials. 
• The introduction of the 20-minute frequency Hopper bus, electric vehicle 

charging solutions to each property and centrally in the community 
buildings with the potential to introduce a E bike/scooter hire project. 

• Footpath and cycle links which have been further widened  
• No gas on the development 
• Central energy (heat) hub to power the development via air source heat 

pumps 
• Recycling centre – centrally located to the retail centre. 
• Library stations for book sharing in each Character Area. 
• Solar panels to at least 1/3rd of all properties 
• High level of air tightness 
• 100% low energy lighting 
• Water butts to all properties to conserve and reuse rainwater 
 

117. The above is clearly welcomed and does feed into a wider narrative to provide 
a truly innovative development across the site. The commitment from the 
developer that the scheme will contain no gas will make the development truly 
exemplar and lead the way with regard to sustainably. Furthermore, the 
introduction of a central energy (heat) hub is undoubtably innovative and 
embraces cutting edge technology. Officers welcome this as a significant step 
forward regarding the sustainability credentials for the development as well as 
providing a benchmark for energy solutions moving forward. 
 

118. The specific details of the energy hub (how it will operate for example) will be 
dealt with through condition 41 on the Outline consent which deals with 
sustainability matters. However, as landscaping and layout are matters for 
consideration on this current Reserved Matters application it is important to 
consider these elements. 
 

119. The premise of a community heat hub is that low carbon heat is produced in 
the hub using zero carbon ready, large scale, heat pumps, powered by carbon 
electricity. The solution uses modern technologies to produce clean, safe and 
reliable heat regardless of the weather circumstances with backup boilers 
providing comfort in this regard. Each home will have a Heat Interface Unit 
(HIU) which would transfer heat from the network and keeps track of what is 
being used. The HIU is similar in size to a gas boiler and would deliver heat to 
radiators or underfloor hearing and domestic hot water to meet customer 
needs. Heat and hot water are delivered instantaneously without the need for 
a cylinder in the home. Customers will have smart meters which will ensure 
that they are aware of their spend furthermore, heat networks such as this will 
be regulated by the Government as early as 2024 once the Energy Security 
Bill goes through the House of Commons which will provide customers with 
reassurance regarding their bills and costs of their energy. 



 
120. The submitted layout shows the community hub to be located to the centre of 

the development, positioned behind the retail unit, adjacent to the school site. 
Officers consider that this is a suitable location as it will be centrally positioned 
and be able to serve the whole development. Furthermore, this location is the 
most appropriate given its distances from proposed properties as well as it 
being sited adjacent to the Sandbeck Character Area which represents 
innovation. It would, however, be adjacent to a footpath which connects part 
of the site, therefore it is important that boundary treatments and landscaping 
around this area are carefully considered. The materials proposed have been 
chosen to reflect the character area in which the hub will sit adjacent to 
(Sandbeck) and will consist of cladding, timber and buff brick. Officers raise 
no objection to these material choices as they would harmonise with its 
surroundings. In addition, landscaping will provide a natural screen to the 
community hub to the adjacent open space areas and the colour of the 
thermal stores have been designed to blend into the landscape. 
 

121. The above proposals are one largely based on the creation of a low carbon 
development which utilises modern technologies to move away from fossil 
fuel consumption in the houses proposed, alongside an approach to provide 
extensive green infrastructure, which will sit alongside the revised design and 
layout of the development to provide an innovative design. The proposal also 
includes the formation of an informal nature reserve incorporating the various 
wet SuDs basins and surrounding green spaces which is also considered to 
be particularly positive. Wider benefits include enhanced habitats for 
biodiversity and innovative solutions for the end user such as a recycling 
centre and E bike hire. As an approach this is considered to be innovative 
within the spirit of previous discussions and is a positive response from the 
applicant in relation to concerns from the Council and the local community. 
 

122. Given that the development would comply with LPA Policies regarding 
sustainability, the introduction of a central energy hub and the commitment to 
no gas combined with the above additional measures, Officers are content 
that the development will comply (and go far beyond) with the Councils 
sustainability Policies with regard to EN1 and EN2  

 
123. Following on from the Position Statement, the developer has further engaged 

with the LPA as well as other key stakeholders to establish what changes 
would be required to the proposal in order to address officers, members and 
the local communities’ concerns. Officers produced a comprehensive 
response setting out where it was considered the main concerns lay. These 
included: 

• A lack of a street hierarchy where primary and secondary routes should 
be fully tree lined 

• A significant amount of frontage parking located within long “runs” 
creating a poor street scene 

• Accesses to the mid terraced properties considered to be poor with 
long convoluted routes 

• The apartment blocks had little private, usable amenity space 



• Northern section of the development requires better footpath 
segregation to provide a cohesive route through and around the site 

• The design of the ‘innovation zone’ (now called Sandbeck) is not 
considered to go far enough and is considered to be only a slight 
deviation on standard housetypes  

 
124. The proposal has been significantly amended in many respects with some of 

the main changes relating the design and appearance of the area now known 
as ‘Sandbeck’ The apartments have been redesigned in form and scale which 
would allow for views through the built form toward the central landscape 
area. The design of the dwellings (apartments and houses) has been 
amended to better reflect previous comments and provide innovation. Parking 
within this area have been reconsidered to create a car free street scene to 
the primary street. Further amendments to this area include an increased 
separation between the built form and Cockshot woods. 
 

125. Central to this area are the apartment blocks which have been redesigned 
and their position within the site altered to allow for legible routes and views 
through to the surrounding open spaces. This also allows for greater levels of 
activity and surveillance. Amenity space associated with these apartments 
has also been significantly altered with different spaces offering choices for 
residents to relax, socialise or to play, with different contours proposed to 
provide areas of natural play. Parking is considered to have been addressed 
to ensure that these areas do not become dominated by hard standing with 
parking areas interspersed with landscaping and tree planting. 
 

126. The design of the apartments now better expresses the term ‘innovative’ as 
their appearance is significantly improved with a contemporary approach to 
them. Balconies would be recessed and have a timber clad surround. The 
choice of materials would provide a contrast to the wider development but 
would still remain grounded in their location with white render, timber cladding 
and buff brick proposed. Natural limestone would also be used for some 
boundary walls to bed the development into its locality. As stated previously, 
each apartment block would have two buildings which would be staggered to 
provide interest to the build, it is proposed that the right hand block of each 
apartment would retain a simple and robust appearance (with regard to 
material choices) in contrast to the left hand block, however, the built form 
would remain the same. Officers agree with this approach as otherwise, there 
is a risk of the development becoming overwhelmed with regard to design 
choices. The simple approach to part of the apartment blocks is considered to 
harmonise well with the overall design ethos of this part of the development. 
 

127. Dwellings within this character area continue on the same design approach 
with large openings, recessed balconies to some plots with a material palette 
to complement the apartment blocks (I.E. buff brick, timber cladding and 
render). This, in officer’s opinion, creates a form of development which, when 
taken as a whole with the low carbon features highlighted above, is 
considered to represent an innovative form of development that addresses 
officers previous concerns 



 
128. Less significant changes have also been made to other dwellings within the 

development, these mainly relate to the size and proportions of windows 
within the principle elevations as well as enhancing ‘corner turning’ properties 
to address all street scenes. This ensures that the development as a whole 
provides uniformity whilst respecting the design of each character area. 
 

129. With specific regard to the inclusion of chimneys, officers acknowledge 
Wetherby Civic Society’s position on this however, given that the development 
is made up of different character areas, it is important that design features of 
these areas are representative of that that particular character. The use of 
chimneys is restricted to ‘The Avenue’ which will have distinct rural 
appearance and have been added on the grounds of “building beautifully” and 
good design, both of which are a requirement of the NPPF. Officers consider 
that the use of chimneys within this character area is acceptable and 
enhances the overall design of the dwellings 

 
121. In conclusion. Officers consider that the development has improved 

significantly in order to provide a package of proposals that are considered to 
be innovative which includes significant design changes to one of the key 
character areas ‘Sandbeck’ This includes changes to the layout of this area as 
well as a design overhaul to the properties within in. These changes coupled 
with the proposals with regard to sustainability are considered to be 
acceptable to overcome officers concerns previously. . 

 
Layout 
 

122. The PPG defines: 

Layout – the way in which buildings, routes and open spaces within the 
development are provided, situated and orientated in relation to each other 
and to buildings and spaces outside the development 

123. Section 12 of the NPPF highlights the importance of good design, and 
paragraph 130 provides a series of principles that should be followed to 
ensure developments are of good quality.   Policy P10 of the Core Strategy 
seek to ensure that new development is of high quality and is appropriate to 
its context whilst policy P12 seeks to protect the character, quality and 
biodiversity of Leeds’ townscapes and landscapes.  Relevant UDP policies 
include (but are not limited to) GP5, BD2, N25, LD1 and LD2. Core Strategy 
Policy G9 is relevant due to the sites function within the habitat network. 
Neighbourhood Plan Policy D2 seeks to ensure connectivity of new 
developments. 

 
124. Proposals for new development should seek to demonstrate how good 

connections with the rest of the town and surrounding countryside will be 
achieved through the provision of, where appropriate: 

a) Short, direct routes for pedestrians and cyclists connecting the new 
development to the rest of the town. This may include upgrading existing 
routes that connect to the development to make them attractive and safe 
for pedestrians and cyclists 



b) Links to existing rights of way and cycle routes for walkers, cyclists and 
horse riders 
c) Good access to public transport, by locating development as close as 
possible to existing bus routes and providing good pedestrian access to 
bus stops 
d) Good connections within the development area itself, so a choice of 
connections to the wider town is provided 
 

125. In terms of layout, it is acknowledged that the application site is generous in 
size and the development will be visible from Racecourse Approach to the 
east, York Road to the south and also the A1M to the north and west. Two 
new access points are to be taken from Racecourse Approach; access is a 
matter which Members of City Plans Panel have already considered 
acceptable therefore access does not form part of the matters considered 
within this Report – as it cannot be revisited for consideration as part of any 
future Reserved Matters application. 

 
126.  It is noted that the access already approved via the outline will change the 

character of the road network in the area. With regards to vehicular access, 
the indicative layout submitted shows a comprehensive network in line with 
the road hierarchy (connector streets, local residential streets, shared 
surfaces and private drives) and street design. It is recognised that the 
Avenue is an attractive and prominent road running through the south west 
corner of the site in north to south direction which links the development to 
York Road opposite Wetherby Racecourse. The retention of this feature is 
considered to contribute positively to the layout.  

 
127.  A street hierarchy has been formed for the development whereby primary and 

secondary routes are to be fully tree lined in accordance with the NPPF. This 
will not only provide an attractive layout and street scene but will also act as a 
wayfinding tool for people to navigate their way around. Primary routes would 
be 6.5m in width to accommodate a bus route, these routes would also 
contain a 4.5m wide cycle route. Secondary routes would be 5.5m wide which 
is sufficient in width to accommodate cyclists within the main carriageway. 
Bus stops have also been shown on the revised layout plans which are 
considered acceptable 

 
128. Centralised areas of parking have been introduced in two areas on site to 

avoid car dominated frontages which is a positive approach. Concern was 
raised previously that too many of the plots would have frontage parking 
leading to a significant number of streets appearing cramped or being car 
dominated. The developer has sought to address this by amending the layout 
to provide a higher number of plots with side parking. Where frontage parking 
is unavoidable, this has been broken up with good, meaningful areas of 
landscaping which ensures that the resultant street scene remains attractive. 
The amount of car parking will still comply with guidance contained within the 
Street Design Guide.  

 
129.  The application site includes a definitive footpath running west to east and 

also a non-definitive footpath running north to south. The layout shows a 



network of pedestrian and cycle routes are also proposed which are 
segregated from traffic and provide access links to facilities. It has evolved via 
the Design Workshops that PROWs would be retained and incorporated into 
the proposed pathways. This is a positive change. Whilst it is acknowledged 
that the development would be heavily reliant on travel by car active travel 
routes are reflected in the layout including potential way markers/sculptures to 
encourage future occupiers and local residents to move around the site via 
active routes. The layout has been amended following officers and members 
comments. These amendments include the widening of the central 
Greenspace area to provide improvements to the walking/cycling routes as 
well as to enhance the overall layout. Improvements have also been made to 
the north-eastern part of the site with the greenspace/footpath routes widened 
to allow for separate pedestrian facilities with the development move further 
away from Racecourse Approach. 

 
130. It is acknowledged that highway safety remains a key concern locally. Dense 

and mature trees along The Avenue will function as an attractive green 
corridor which would be used by future occupiers to access York Road and 
the associated bus stops on foot. Community representatives and Ward 
Members seek more comfort in relation to pedestrian safety and throughout 
the workshops and public consultation have requested a new pelican crossing 
and associated footpath and bus stop improvement works to ensure accidents 
are avoided and future school users can cross York Road and move around 
the development safely. Whilst these are matters which should be explored 
further under the umbrella of the outline consent, the developer is committed 
to provide a Puffin Crossing on York Road. 

 
131.  The masterplan for the site has been designed around a central hub whereby 

the school and retail element sit in a central location which is attractive to 
major retailers. In terms of layout it is not considered ideal to locate the shop 
adjacent to Wetherby Racecourse in terms of highway safety. The location of 
the school in relation to YOI has also been discussed at length in the 
workshops and it is understood that noise levels from certain areas of the YOI 
could be sufficiently mitigated and that the YOI find the spatial relationship of 
the new school acceptable. Officers note that some members expressed a 
desire for the shop to be located close to the site entrance on Racecourse 
Approach, however, in order to achieve a well-considered layout in terms of 
placemaking, officers consider that this is best suited central within the 
development. 

 
132. Given that the development proposes a varied range of house types including 

terraced properties, one matter that required addressing was access to the 
mid-terraced properties. The layout plan showed a long, convoluted access to 
the side of the terraced block, going around and then into the rear gardens. 
Officers raised concern with this as it failed to provide these residents with 
suitable access arrangements to the rear for things like bin stores or access to 
rear sheds. The developer has sought to address this by revising the layout to 
remove the access paths and replace it with ginnels, which is a far better 
design solution as it provides a straight route to the backs of these properties 



and allows for storage to all take place at the rear. Officers consider that this 
is now acceptable.  

 
133.  Provision of public open space and green space is controlled by conditions 

attached to the outline. In response to earlier pre-application advice offered, 
the layout proposed seeks to retain and protect Cockshot Wood and Sand 
Beck and a number of wet SuDs basins are also proposed to be incorporated 
into the layout. A mix of LEAP and NEAP design playground spaces are 
proposed and that these are spaced out adequately across the site to 
encourage connectivity and placemaking. Within the ‘Sandbeck’ character 
area, an area of playspace has been re-located and incorporated into a large 
piece of Greenspace. This is a positive improvement as it allows for a much 
better layout overall in this area and doesn’t have a relatively small play area 
on a corner junction. Some other smaller play areas has also been made 
larger due to the improvements made to the green infrastructure. This also 
addresses the Landscape Officers comments that some areas are not large 
enough and/or not well overlooked The approach is, overall, positive and has 
responded as such to comments offered by the Council and interested parties 
at the pre-application stage. Cycle parking provision at the play areas is also 
proposed.  

 
134.  In terms of connectivity, the revised layout is much improved, and the 

developer has sought to address previous concerns regarding pinch points 
and the removal/rationalisation of paths to and between properties. Overall, 
officers consider that the revised layout addresses previous concerns raised 
regarding the road network, footpaths in and around the side as well as 
greenspaces. 

 
Landscaping 

135.  The PPG defines: 
Landscaping - the treatment of land (other than buildings) for the purpose of 
enhancing or protecting the amenities of the site and the area in which it is 
situated and includes: (a) screening by fences, walls or other means; (b) the 
planting of trees, hedges, shrubs or grass; (c) the formation of banks, terraces 
or other earthworks; (d) the laying out or provision of gardens, courts, 
squares, water features, sculpture or public art; and (e) the provision of other 
amenity features”. 
 

136.  Section 12 of the NPPF highlights the importance of good design, and 
paragraph 127 provides a series of principles that should be followed to 
ensure developments are of good quality.   Policy P10 of the Core Strategy 
seek to ensure that new development is of high quality and is appropriate to 
its context whilst policy P12 seeks to protect the character, quality and 
biodiversity of Leeds’ townscapes and landscapes.  Relevant UDP policies 
include (but are not limited to) N24, N25 and LD1. Core Strategy Policy G9 
due to the sites function within the habitat network. 

 
137. Sand Beck and Cockshot are identified as important natural features for 

retention as part of the development. Earlier advice offered to the developer 



was that the success of the development would be dependent on a high-
quality landscaping scheme. A comprehensive network of green and blue 
infrastructure is proposed which incorporates the watercourse and ancient 
woodland on site to create a pleasant environment for residents and wildlife 
and one which enhances biodiversity. The tree buffer is also to be extended to 
retain habitat in its current form. This is considered to reflect earlier advice 
offered that the green spaces need to work together and successfully link up 
through the development.  

 
138.  Existing dense and mature trees along ‘The Avenue’ are shown to be retained 

and will create an attractive central green corridor through the site to make a 
positive contribution with regards to placemaking. It is understood that this 
would be unlit for nature conservation purposes. In terms of general 
landscaping, the masterplan indicates an area of PoS to the south of the 
development with footpath. The Nature Conservation Team have suggested 
that the western parcel nearest the YOI be developed as an informal 
greenspace and natural/wild flower meadow area which is a good opportunity 
for nature due to it close proximity to the SuDs basin. Tree and hedgerow 
planting is also proposed along the perimeter of the site. 

 
139.  Cockshot Wood is of rich ecological value and the ecological surveys show 

ground flora exists which evidences it is ancient woodland. As such, 
pedestrian access through Cockshot Woods has been designed out of the 
proposals. Adequate offset distances of (average 30m) have been introduced 
exist to protect this area. Mechanisms to prevent pedestrian access through 
the ancient woodland has been considered and the best way to deal with this 
would be via signposting and information boards to explain the importance of 
the wood to future occupiers and walkers. This would connect into the other 
greenspaces across the site and create a pleasant walk and feed into a wider 
strategy of public information/ education across the site and development of 
the informal nature reserve.  

 
140.  In terms of blue infrastructure, attenuation basins proposed and 3 out of the 5 

that would remain wet all year round to enhance biodiversity as well 
incorporating viewing platforms to creating a pleasant environment for future 
occupiers. Attenuation ponds will coincide with the lowest points on the 
landscape and as such the location of these are now agreed. The 
incorporation of attenuation ponds across the site has a wider function with 
regards to carbon capture which has wider benefits in terms of climate 
change, pollution and biodiversity. The developer is willing to incorporating the 
use of 1 bat/swift box on 50% of the dwellings. Management of this area can 
be controlled via condition but the developer has been advised to liaise with 
local nature groups and to inform future residents of the importance of this 
area with regards to biodiversity. Comprehensive development of the site will 
achieve an overall net gain for biodiversity.   

 
141. Plot planting and internal boundary treatment would be controlled via 

condition, as would the management of the greenspaces and drainage 
attenuation basins. One concern raised previously by officers was the lack of 
private amenity space serving the apartments. As discussed at Paragraph 



117, the layout and design of the apartment blocks has been significantly 
altered which has also meant that level of amenity space has increased 
considerably and now complies with NPPF guidance and that contained within 
the Neighbourhoods for Living SPD. Furthermore, due to the revised layout, 
these blocks now take advantage of the multifunctional blue and green 
infrastructure to make a feature of these areas rather than these areas just 
having a basic, functional approach. 

 
142. Overall, the proposal has been improved with regard to the green and blue 

infrastructure. Amenity space for the apartments now fully complies (is in 
excess of) policy. Officers consider that the proposals offer a high-quality form 
of development with large amounts of open space and as such, the scheme is 
considered to comply with policies in that regard. 

 
 Other Matters 
 
143. The layout of the development has changed from that indicatively shown 

within the approved Outline scheme, with dwellings now proposed within 
Flood Zones 2 & 3 (within the southern part of the site directly adjacent to the 
YOI). The dwellings proposed within this area would sit on a raised platform to 
take them out of the flood zone. This platform would be approx. 1m higher 
than the adjacent road networks and therefore would cause little visual impact 
given that this difference would be spread across a wide area. However, the 
Environment Agency have raised concerns as the supporting documentation 
currently fails to satisfy matters relating to flood modelling and compensatory 
storage for both pluvial and fluvial floodwater. 

 
144. The developer is working closely with the Environment Agency to provide 

additional modelling of the site and surrounding area as well as to provide 
additional reports. Whilst not all matters have yet been fully addressed, both 
officers and the Environment Agency are confident that a suitable solution can 
be found. Therefore, whilst this remains an outstanding matter, the 
recommendation is such that it allows for further discussions to take place 
with the view that the Environment Agency will be satisfied with the proposals 
put forward. 

 
CONCLUSION:  

  
145. As noted above, the proposal represents a significant residential development 

in Wetherby, is of significant interest within the local community and is one of 
the larger housing allocations in the Site Allocations Plan. Since the Position 
Statement earlier this year, officers and the developer have worked to 
significantly amend the proposals both in regard of layout matters and design, 
with key local stakeholders having input into this, with the scheme now 
considered to be significantly improved and represents an innovative form of 
development when taken as a whole.  

 
146. The layout put forward and approach to develop distinct character areas is 

considered to be a positive approach and has responded to issues and 
concerns raised by the Council and local community representatives. The 



benefits of the proposal also include housing delivery in Wetherby in 
accordance with the SAP, 35% of units on site will be affordable, all dwellings 
will comply with minimum space standards, retention of important habitats and 
creation of new opportunities for biodiversity through a comprehensive 
network of blue and green infrastructure as well as opportunities to improve 
connectivity in the area and enhance the PROW network.   

 
147.  Taking all the above into account, officers are content that the proposals 

satisfactory address both officers and members concerns which were raised 
previously. Whilst there is an outstanding matter with regard to the 
Environment Agency, officers consider that position steps are being taken in 
that regard and the Environment Agency also consider that the matters are 
resolvable. As such, the application is recommended to be deferred and 
delegated back to officers to resolve such outstanding matters and attach the 
required conditions. 

 
Background Papers:   
Application file:  21/08506/RM & 17/02594/OT 
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